AGENDA
ITEM
NO. 8.b

Attachment 2.

, Draft Resolution
of the Local Agency Formation Commission. .
- of Monterey County
Adopting Findings of Fact and a Statement
of Overriding Considerations
for the Salinas-Ag Industrial Center (“Uni-Kool”)
Sphere of Influence Amendment and Annexation







THE LOCAL AGENCY FORMATION COMMISSION
OF MONTEREY COUNTY

RESOLUTION NO. 10-__

RESOLUTION OF THE LOCAL AGENCY FORMATION COMMISSION -
MAKING RESPONSIBLE AGENCY FINDINGS OF FACT

AND ADOPTING A STATEMENT OF OVERRIDING CONSIDERATIONS PURSUANT SR

TO THE CALIFORNIA ENVIRONMENTAL QUALITY ACT,
FOR THE SALINAS-AG INDUSTRIAL CENTER (“UNI-KOOL”)
SPHERE OF INFLUENCE AMENDMENT AND ANNEXATION
(LAFCO FILE NO. 10-02)

RESOLVED, by the Local Agency Formation Commission of l\/lonterey County,
State of California, that

WHEREAS, an application to update the Sphere of Influence of, and annex lands
to, the City of Salinas and the Monterey Regional County Sanitation District, and to
detach lands from the Monterey County Regional Fire Protection District and the
Resource Conservation District of Monterey County was heretofore filed and accepted
for filing by the Executive Officer of this Local Agency Formation Commission on
February 26, 2010, pursuant to Title 8, Division 1, commencing with Section 56000, et
seq. of the Government Code; and

WHEREAS, the Local Agency Formation Commission, pursuant to Government
Code Section 56428(b), set March 29, 2010 as the hearing date on the Sphere of
Influence amendment and the annexation to the City of Salinas and gave the required
notice of hearing; and :

WHEREAS, the public hearing by this Local Agency Formation Commission was
held upon the date and at the time and place specified in said notice of hearing and in any
order or orders continuing such hearing; and

WHEREAS, the Executive Officer has reviewed this proposal and prepared a
report, including recommendations on the adoption of a statement of overriding
considerations regarding significant unavoidable impacts disclosed in the Environmental
- Impact Report (EIR) for Salinas-Ag Industrial Center, and has furnished a copy of this
report to each person entitled to a copy; and '

WHEREAS, the City of Salinas served as lead agency for the environmental |
review and analysis of the project pursuant to the requirements of the California
Environmental Quality Act (CEQA); and
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WHEREAS,-the '.Loéal ‘A‘gehcy Forfnation Commission of Monterey.lCo.Uﬁtyv had =" .- .

more limited approval and implementing authority over the project and thus:served.as.a’ .- . - f o

responsible-agency for the project pursuant to the requirements of CEQA;and: -« v

WHEREAS, the City of Salinas, acting as lead agency, and the Local Agency
Formation Commission, acting as responsible agency, determined the Final Program-
Environmental Impact Report for the Salinas-Ag Industrial Center has been completed.
in compliance with CEQA ; and - Lo e R ' Coe e

WHEREAS, the Local Agency Formation Commission, acting as a responsible
agency, weighed the evidence presented at said public hearing, including the Executive
Officer's Report together with the record of environmental review together with public
comments on said document and responses thereto, and evidence made a part of =
the administrative record and public testimony presented at the public hearing;
and

'WHEREAS, the Final Program EIR dated November 29, 2010 has been
presented to the Local Agency Formation Commission, acting as a responsible
agency, and is hereby incorporated by reference into this Resolution; and

WHEREAS, the Final Program EIR dated November 29, 2010 contains’
mitigations which reduce the impacts of the proposal and these mitigations are
enforced by the City of Salinas and other public agencies other than the Local
Agency Formation Commission; and ' , S

WHEREAS, the Local Agency Formation Commission, acting as a responsible -
agency, has independently reviewed and, analyzed all reports or declarations
required by Division 13 of Chapter 2.6 of the Public Resources Code; and

WHEREAS, pursuant to CEQA and the State CEQA Guidelines section
15096, the Local Agency Formation Commission has certain obligations as a
responsible agency for the project and its implementation; and o -

WHEREAS, the Local Agency Formation Commission has reviewed and
considered the Environmental Impact Report, the comment letters submitied on the
project, the City of Salinas’ written findings and Statement of Overriding
Considerations, the Mitigation Monitoring and Reporting Program adopted by the City
of Salinas, and all other related documents; and

WHEREAS, all other legal prerequisites to the adoption of this Resolution have
occurred;

NOW, THEREFORE, the Local Agency Formation Commission of Monterey
County does HEREBY RESOLVE, DETERMINE AND ORDER as follows:

SECTION 1. Compliance with the California Environmental Quality Act. As the
decision-making body for the Local Agency Formation Commission of Monterey County,
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and in the Local Agency Formation Commission’s limited role as a responsible agency- .

-~ under CEQA, the Commission has received, reviewed, and considered the information
- contained in the Final Program EIR for the Salinas-Ag Industrial Center prepared for the -
- Salinas. Future Growth Area project, the “Initial Study; the Draft Program EIR; all.: .
‘comment letters, and other related documents. Based on this review, the Commission .

- finds that; as to those potential environmental impacts within the Commission’s powers

and authorities .as responsible agency, that the EIR for the project contains a complete, - - .
objective, and accurate reporting of ‘those - potential lmpacts and reﬂects the SRR

mdependent Judgment and analysis of the Comm|SS|on

SECTION 2. -Findings on Environmental Impacts and Statement of Ovemdlnq s

Considerations. In its limited role as a responsible agency under CEQA, the Local
Agency Formation Commission finds that there are no feasible alternatives to the - -~

proposed project -which-would avoid -or substantially lessen the project's potentially
significant environmental impacts but still achieve most of the project's objectives. The
Commission further finds that there are no additional feasible mitigation measures
within the Commission’s authority which would eliminate or reduce the project's
potentially significant impacts to a level of less than significant. The Commission further
finds that the Statements of Overriding Considerations are supported by substantial
evidence and that each Overriding Consideration outweighs the project's potentially
significant impacts. As such, the Commission concurs with the environmental findings
and the Statements of Overriding Considerations which are attached hereto as Exhibit
“A” and Exhibit “B,” and therefore the Commission adopts those findings and Statement‘
of Overriding Considerations and incorporates them herein. - -

SECTION 3. Consideration of EIR. The Local Agency Formation Commission
hereby considers the associated Environmental Impact Reports prepared for the project
and certified by the lead agency, City of Salinas, and finds that those Environmental
Impact Reports reflect the Local Agency Formatlon Commlssmns independent
judgment and anaIySIs

SECTION 4. Mlthatlon Monitoring and Reporting Program. The Local Agency
Formation Commission has considered the Mitigation Monitoring and Reporting
Program prepared for the project and approved by the City of Salinas, acting as lead
agency. The Mitigation Monitoring and Reporting Program is enforced by. the City
of Salinas and other public agencies other than the Local Agency Formation
Commission

SECTION 5. Notice of Determination. The Local Agency Formation Commission
hereby directs staff to file a Notice of Determination with the County Clerk in the County -
of Monterey and also with the Governor's Office of Planning and Research within five
(5) working days of the approval of the project.

SECTION 6. Custodian of Records. The documents and materials that
constitute the record of proceedings on which these findings are based are located at
the offices of the Local Agency Formation Commission of Monterey County, 132 W.
Gabilan Street, Suite 102, Salinas, CA 93901.
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SECTION 7. EXéCU’(IOt’t of Resolution. The Executive Officer for the Commission s o
shall 'sign this: Resolu’uon and shall attest and- certn‘y to the passage and adoptlon e

thereof

UPON I\/IOTION OF CommISSIoner R | seconded by Commlssmner -
, the foregomg resolutlon is adopted thls 29th day of I\/larch 2010 by the.

following vote:.

AYES: -Commissieners |
NOES: Commissioners
ABSTAIN: Commissioners

Simén Salinas, Chair '
Local Agency Formation Commission of Monterey County

ATTEST: | certify that this resolution is a true and
complete record of said Commission’s actions.

Witness my hand this day of March, 2010

By:

Kate McKenna, AICP, Executive Officer
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CEQA FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS OF

THE LOCAL AGENCY FORMATION COMMISSION OF MONTEREY 'COUNTY FORTHE

. SALINAS AG-INDUSTRIAL CENTER (“UNI-KOOL”)
SPHERE OF INFLUENCE AMENDMENT AND ANNEXATION
(LAFCO FILE NO. 10-02)

. INTRODUCTION

The City of Salinas (hereinafter “City”), as lead agency, prepared an Environmental:
Impact Report (hereinafter “EIR”) for the Salinas-Ag Industrial Center Specific Plan
Project (hereinafter “proposed Project” or “Project”). In its entirety, the documents
consists of the July 13, 2009 Draft EIR (hereinafter “Draft EIR” or “DEIR”) and the
January 19, 2010 Final EIR (heremafter “Final EIR” or “FEIR”) (State Clearlnghouse No.
2008041171).

The Local Agency Formation Commission of Monterey County (hereinafter ‘;LAFCO”),
had more limited approval and implementing authority over the project and thus served -
as a responsible agency for the project pursuant to the requirements of CEQA.

As described in the EIR, the Salinas-Ag Industrial Center Specific Plan Project includes
proposed development of the 257-acre project site (hereinafter “Plan Area”) with
agricultural industrial related uses. Approximately 240 of the 257-acre Plan Area is
located in unincorporated Monterey County (hereinafter “County”) adjacent to the
southern city limits of Salinas. '

LAFCO's discretionary approval is limited to a portion of the Project, specifically for an
amendment to the City's Sphere of Influence and the annexation of the 240 acres, and
adjacent road rights-of way, to the City. LAFCO’s approval also included an
amendment to the Sphere of Influence and annexation to the Monterey Regional
County Sanitation District, and the detachment of these lands from the Monterey County
Regional Fire Protection District and the Resource Conservation District of Monterey
County.

These findings, as well as the accompanying statement of overriding considerations in
section Xl infra, have been prepared in accordance with the California Environmental
Quality Act (hereinafter “CEQA”) (Pub. Resources Code, § 21000 et seq)and it's
implementing guidelines (hereinafter “CEQA Guidelines”) (Cal. Code Regs., tit. 14, §
15000 et seq) The findings relate to the entirety of the proposed Project, and are not
limited to the portion of the Project that is under LAFCO’s discretionary authority.

L. DEFINITIONS AND ACRONYMS

Like the EIR itself, these findings use a number of acronyms. Key acronyms are
defined the first time they are introduced in the text of this document.

1-5




Ilil. PROJECT DESCRIPTION ,

A. | Location | '

The majority of the 2574acré Plan Area is located in the unincorporated County,édjacent Sl

to the southern city limits of Salinas. The Plan Area is bordered by Abbott Street on the:
northeast, Harris Road to the southeast, cultivated agricultural land located within the
County on the southwest, and existing industrial development located within the City on -
the northwest. The Plan Area consists of three Assessor’s parcel numbers: 177-133-. .
004, 177-133-005, and 177-133-007. Parcel 177-133-004, which is approximately 17
acres in size, fronts on Abbott Street and is presently within the city limits. The

remaining two parcels totaling 240 acres are located within the County. (DEIR, p. S-1) - .

- B. Overview

The project is the proposed development of the 257-acre Plan Area with agricultural
industrial related uses. Future development would occur consistent with guidance -
provided in the Salinas-Ag Industrial Center Specific Plan (hereinafter “Specific Plan”). .
The Specific Plan includes development guidance in the form of land use, design,
development regulations, circulation and transportation planning, resource
management, infrastructure, and implementation and financing, consistent with content -
requirements in California Government Code section 65451.

The project applicant is seeking a general plan amendment to change the existing City
and County agricultural land use designations to General Industrial. Rezoning/prezoning
approvals are needed to ensure consistency with the proposed land use designation. In
addition, approval of a master parcel map that would divide the Plan Area into five
master parcels is being sought. With the exception of the rezoning approval, all initial
City approvals are conditional and become final only upon the Monterey County Local
Agency Formation Commission’s subsequent action to approve annexation of the
unincorporated 240 acres of the Plan Area to the City.

The Plan Area would be developed specifically with agricultural related industrial uses. -
The Specific Plan identifies two proposed land uses that are consistent with the
proposed General Industrial land use designation: Agricultural-Industrial and Abbott
Street Frontage Zone. '

The 240-acre unincorporated portion of the Plan Area is to be classified as Agricultural-
Industrial. Allowed uses include agriculture processing, agriculture processing related
uses, and/or uses that support agricultural related industries. A number of classes of
General Industrial uses that are not compatible with agricultural related uses are not
permitted.

Two proposed uses within the Agricultural-Industrial classification do not currently exist
in the City: Major Agricultural Processing and Minor Agricultural Processing. Major
Agricultural Processing uses are generally those that alter raw produce (such as fruits
or vegetables) into food products. Minor Agricultural Processing uses include
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agrioultural related industries not classified as Major Agricultural Processing. These

" uses are complementary to the Major Agricultural Processing uses and generally -
support those uses by producing related products, equipment, or services. Typical. :
businesses in both classifications will have office space for employees-and visitors, - : .~ "
- shop buildings, supply buildings and/ora supply yard( ) warehousing,.and fabrication -

or coollng facilities. -

The Abbott Street Frontage Zone de3|gnat|on applles to the approximately 17 acres of
- the Plan Area located along Abbott Street that currently are already within the City
- limits. Permitted uses mclude those typlcally permltted on lands deS|gnated General

Industrial.

A breakdown of projected use distribution is provided in Table S-1, Proposed Plan Area

Uses, in the EIR. Major Agricultural Processing and Minor Agricultural Processing will
be the dominant uses. Therefore, use distribution is defined in terms of these uses,
rather than in terms of the proposed Agricultural-Industrial and Abbott Street Frontage
Zone land use designations. (DEIR pp S-11o0 S- 3)

C.  Project Objectives

The Salinas Ag-industrial Center Specific Plan is a key component in the strategy (1) to
transform Salinas into a regional and global center for agricultural innovation and
industry with a focus on fresh foods, and (2) to capitalize on the high value opportunities
that are at the crossroads of the agricultural industry today. The foliowing key
objectives, developed collaboratively by the City and the project applicant to refiect the -
City's policies and priorities and the project applicant's. development priorities, are the
basis for the formulation of the Specific Plan policies, des1gn principles, regulations, and
development standards. . : : :

1. Increase Salinas’s potential agricultural industrial processing capacity beyond the
currently designated industrial lands within the City’s SOI;

2. Create a large agricultural-industry hub of synergistic uses that promotes agricultural
industry and innovation, and enables businesses to capture cost and resource
efficiencies that result from locating within Salinas — an lmportant center of the West
Coast agricultural industry;

3. Implement the vision to further Salinas’s urban development and services with
“orderly and appropriate land use development” as set forth in the Greater Salinas
Area Memorandum of Understanding (GSA MOU) between the City and County
dated August 28, 2006, and as confirmed in the MOU Supplemental Agreement:
dated March 27, 2008 (Uni-Kool Site);

4. Establish an urban limit for the west and the south of Salinas, west of U.S. Highway
101 through the recording of Agricultural Buffer Easements providing for the
protection of the adjacent agricultural land;

5. Attract agricultural industry development to Salinas by streamlining the development
review and environmental review processes and promoting development and site
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design flexibility and functionality needed to aocommodate the evolving needs of the
agricultural industrial business sector; - .- - :

6. Maximize the total potential tax revenue forthe Clty and the County from the Plan

“Area by prowdmg highly functional and env:ronmentally feasible development -
- capacity, maximizing the use of the Iand and providing opportunmes for hlgh quallty ‘
economic development :

7. Retain Salinas’s existing agricu]tural related job base and expand employment
- generation potential from the Plan Area by maximizing development capacity and

providing for diverse agricultural industrial uses that create high value employment

opportunities in close proximity to Salinas’s existing population base; and

8. Acknowledglng the intensive resource usage, traffic generation, and land
development that are characteristic of agrlcultural industrial uses, reduce the
environmental footprint of the new development by:.

a. Protecting the adjacent agricultural production lands to the west and south of the
'Plan Area through the recording of agricultural buffer easements; .

b. Providing a large agricultural industry hub with efficient access to U.S. Highway -
' 101 and other major transportation corridors that encourages multiple, related
businesses to locate in proximity to each other and by so doing, reduce the -
number and length of vehicle trips including cross-town trips, reduce congestion
on local roads, reduce generation of air poliutants and greenhouse gases, and
reduce potential for industrial vehlcle (truck) confiicts with passenger vehicles -
and pedestrians; ’

C. Locatlng intensive mdustrial uses where impa_cts related to land use
incompatibilities such as noise, light and glare, air quality, aesthetic, safety,
hazards (i.e. ammonia coolant release), etc. are minimized;

d. Locating urban development with immediate access to urban infrastructure such
that the environmental impacts and costs of extending infrastructure or
constructing additional infrastructure facilities are minimized;

e. Siting the Center on a parcel of land that is outside of areas of existing natural = -
hazards and biological constraints that woulid either be impacted by the
development or reduce its potential developable area; and

f. Incorporating development standards that promote green building and climate
change mitigation.

The proposed Project would accommodate activities that are fundamental to the
agricultural sector and to the economic viability of agricultural commodity production. In
this regard, the proposed Project is considered an agricultural land use. It would provide
added value to agricultural commodities and the agricultural sector that otherwise may
not be captured. By doing so, the economic viability and value of land in Monterey
County that is used for agricultural production is enhanced. The proposed Project is
projected to generate about 4,142 jobs. (DEIR, pp. 1-23 through 1-25)
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Based on its own review.of the EIR and other information and testimony received in
- connection with the Project, the City Council has found these objectives to be - -

acceptable and persuasive from a public policy standpoint. In choosing to approve the . - :

. Project, the City and the Local Agency Formation Commission thus embrace these :

objectives and accord them ‘weight in conS|der|ng the feaSIblllty of alternatives set forth Lo

" in the EIR, and in invoking overriding considerations in approving the Project: (See
' S/erra C/ub V. Coum‘y of Napa (2004) 121 Cal App 4th 1490 1507 1508)

AI.V. ENVIRONMENTAL REVIEW PROCESS

The Notice of Preparatlon (herelnafter “NOP”) of an Environmental Impact Report (EIR) ,
“and an Initial Study were circulated by the City for public review and comment from May - -
2, 2008, to June 2,.2008, in accordance with CEQA Guidelines section 15082. A = .-
scoping meeting was held on May 23, 2008, at the City of Salinas. The meetingwas -
also used as an opportunity for early public consultation consistent with CEQA
Guidelines section 15083 as the public was also invited to attend and participate.

In addition to the May 23, 2008 scoping meeting, the project applicant and/or the City
held a number of additional early and other consultation meetings with local and state
agencies. The purpose was to further scope issues to be considered in the EIR and in
several cases, to review and solicit input on project plans, technical analyses, potential
mitigation measures, funding issues, etc. Additional early consultation and other

* consultation meetings with the following public agencies and private entities were
-conducted:

Monterey Bay Unified Air Poliution Control District (hereinafter ‘MBUAPCD”)
Monterey County Local Agency Formation Commission “LAFCO”)

Monterey County Resource Management Agency - Public Works (multiple meetings)
California Department of Transportation (hereinafter “CalTrans”) (multiple meetings)
Transportation-Agency for Monterey County (heremaﬁer “TAMC”) (multiple
meetings) .

Monterey County Water Resources Agency (heremaﬁer “MCWRA")

California Water Service Company (hereinafter “Cal Water”) (multiple meetings)
Pacific Gas and Electric

Monterey-Salinas Transit (herelnafter ‘MST")

Central Coast Regional Water Quality Control Board (hereinafter “RWQCB”)

Pursuant to CEQA Guidelines sections 15023, subdivision (c), and 15087, subdivision
(f), the State Clearinghouse in the Office of Planning and Research was responsible for
distributing environmental documents to State agencies, departments, boards, and
commissions for review and comment. The City followed required procedures with
regard to distribution of the appropriate notices and environmental documents to the
State Clearinghouse. The State Clearinghouse was obligated to make; and did make,
that information available to interested agencies for review and comment. The NOP was
received by the State Clearinghouse (SCH # 2008041171) and a 30-day public review

7-9
LALAFCO\2010\Meetings\032910\Uni-Kool\10-02 CEQA Exhibit A Text 032910.doc




period ended on June 2, 2008. The NOP, the Initial Study, and all comments received

“..on the NOP are presented in Appendix A of: the Draft ElR (DEIR p 1= 2)

The EIR lncludes an analysns of the followmg issue areas:

Aesthe’ncs :
Agrlcultural Resources
Air Quality
Climate Change
Cultural Resources
- Geology and Soils _
Hazards and Hazardous Materials
Hydrology, Water Quality, and Storm Dra:nage
Public Services
Transportation and Clrculatlon
Water Supply '
Sanitary and Industrial Wastewater
Noise :
Other Issues (lncludlng Blologlcal Resouroes Land Use and Planning, Mineral
Resources, Population and Housing, Recreation, and Utilities).

(See DEIR, Section 2).

The City published the Draft EIR for public and agency review on July 17, 2009. A
public review period of 45 days was provided on the DEIR and ended on August 31,
2009. (DEIR Notice of Availability, dated July 16, 2009) This period satisfied the
requirement for a 45-day public review period as set forth in Section 15105 of the CEQA
Guidelines. The proposed Final EIR was issued on December 9, 2009. The Salinas
Planning Commission conducted a public hearing on December 16, 2009, at which time
agencies and the public were given the opportunity to provide oral comments on the
DEIR and on the FEIR. At that time, the Planning Commission recommended that the
City Council certify the EIR and approve the project. On January 19, 2010, the Salinas
City Council conducted a public hearing on the Project and Final EIR; at the close of the
hearing, Council certified the EIR, adopted these findings, and approved the Project.

The Local Agency Formation Commission of Monterey County conducted a public
hearing on March 29, 2010, at which time agencies and the public were given the
opportunity to provide oral comments on the proposed Sphere of Influence amendment
and annexation and the environmental documents. At the close of the hearing, the
Commission adopted these findings of fact and a statement of overriding considerations
in reliance on the Final Program Environmental Impact Report and approved the
proposal.
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V.

RECORD OF PROCEEDINGS

in aceordance with Public Resodrces Code sectionl 21167.6, subdivision (e), the record

of proceedings for the City’s the Local Agency Formation Commlssmn s deClSIon on the .

PrOJeCt includes the followmg documents:

.The NOP and all other public notrces lssued by the Clty and LAFCOin =~

conjunction with the Project; .
All comments submitted by agencies or members of the pubhc dunng the P

'~ comment period on the NOP;

The Draft EIR for the Project (July 2009) and all appendices;
All comments submitted by agencies or members of the public durmg the
comment period on the Draft EIR;

The Final EIR for the Project, including comments received on the Draft EIR and "

the responses to those comments and appendices;

Documents cited or referenced in the Draft EIR and Final EIR;

The mitigation monitoring and reporting program for the Project; -

All findings and resolutions adopted by the City Council and Local Agency
Formation Commission in connection with the Project and all documents cited or
referred to therein; :

All reports, studies, memoranda maps staff reports, or other plannlng
documents relating to the Project prepared by the City, consultants to the City, or
responsible or trustee agencies with respect to the City’s compliance with the
requirements of CEQA and with respect to the City’s and Local Agency
Formation Commission’s action on the Project;

The Draft Salinas Ag-Industrial Specific Plan, dated July 2009, and all
appendices;

All documents submitted to the City and Local Agency Formation Commission by
other public agencies or members of the public in connection with the Project, up
through the close of the Planning Commission public hearing on December 16,
2009, the close of the City. Council public hearing on January 19, 2010, and the
close of the LAFCO public hearing on-March 29, 2010;

Any minutes and/or verbatim transcripts of all information sessions, publlc
meetings, and public hearmgs held by the City and LAFCO in connection with the
Project;

Any documentary or other evidence submltted to the City and LAFCO at such
information sessions, public meetings, and public hearings;

The City of Salinas General Plan and all environmental documents prepared in
connection with the adoption of the General Plan;

The City of Salinas Zoning Ordinance and all other City Code provisions cited in
materials prepared by or submitted to the City;

Any and all resolutions adopted by the City and LAFCO regarding the Project,
and all staff reports, analyses, and summaries related to the adoption of those
resolutions;

Matters of common knowledge to the City and LAFCO, including, but not limited
to federal, state, and local laws and regulations;

-
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e Any documents expressly cited in these findings, in addition to those cited above; .
- and :

- e Any other materlals required for the record of proceedlngs by Publlc Resources ;o
Code sec’uon 21167.6, subdivision (e ) . : :

The documents constituting the record of proceedmgs are available for review by -
responsible agencies. and interested members of the public during normal business
hours at:
o the City of Salinas Community Development Department, 65 West Allsal Street,
- Salinas, California 93901. The custodian of these documents is the Communlty :
Development Director, and
e the Local Agency Formation Commission of Monterey County, 132 West Gabllan
' Street, Suite 102, Salinas, California 93901. The custodlan of these documents
is the Executive Officer.

VI. CONSISTENCY WITH APPLICABLE PLANS

The City has found the proposed Project consistent with the'City’s General Plan.: The R
City and County have consulted and-found the proposed Project consistent with the

 Greater Salinas Area Memorandum of Agreement. The Local Agency Formation

Commission has found the proposed Project consistent with the provisions of the
Cortese-Knox-Hertzberg Local Government Reorganization Act of 2000 and local .
- policies. : :

VIl. FINDINGS REQUIRED UNDER CEQA

Public Resources Code section 21002 provides that “public agencies should not
approve projects as proposed if there are feasible alternatives or feasible mitigation
measures available which would substantially lessen the significant environmental
effects of such projects[.]” The same statute provides that the procedures required by
CEQA “are intended to assist public agencies in systematically identifying both the
significant effects of Projects and the feasible alternatives or feasible mitigation
measures which will avoid or substantially lessen such significant effects.” Section
21002 goes on to provide that “in the event [that] specific economic, social, or other
conditions make infeasible such project alternatives or such mitigation measures,
individual projects may be approved in spite of one or more significant effects thereof.”

The mandate and principles announced in Public Resources Code section 21002 are
implemented, in part, through the requirement that agencies must adopt findings before
approving projects for which EIRs are required. For each significant environmental
effect identified in an EIR for a Project, the approving agency must issue a written
finding reaching one or more of three permissible conclusions. The first such finding is
that changes or alterations have been required in, or incorporated into, the project which
avoid or substantially lessen the significant environmental effect as identified in the final
EIR. The second permissible finding is that such changes or alterations are within the
responsibility and jurisdiction of another public agency and not the agency making the
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finding, and that such changes have been adopted by, or can and should be adopted
‘by, such other agency. The third potential conclusion is that specific economic, legal,
- social, technological, or other considerations, including provision of employment = -
opportunities for highly trained workers, make infeasible the mitigation measures or

project alternatives identified in the final EIR. (CEQA Guidelines, § 15091) As explalned E o

elsewhere in these findings, “feasible” means capable of being accomplished in a .
successful manner within a reasonable period of time, taking into account economic, -
environmental, social, legal, and technological factors. The concept of “feasibility” also

- encompasses the -question of whether-a-particular alternative or mitigation measure .- .- .k
- promotes the underlying goals and objectives of a project. (Sierra Club v. County of Napa

- (2004) 121 Cal.App.4th 1490, 1506-1509 (court upholds CEQA findings rejecting .
alternatives in reliance on: project's objectives); see also California Native Plant Society v.
City of Santa Cruz (2009) 177 Cal.App.4th 957 (CNPS) (an alternative ‘may be found
infeasible on the ground it is inconsistent with the project objectives as long as the
finding is supported by substantial evidence in the record’) (quoting Kostka & Zischke,
Practice Under the Cal. Environmental Quality Act [Cont.Ed.Bar 2d ed. 2009] (Kostka),
§ 17.309, p. 825); In re Bay-Delta Programmatic Environmental Impact Report Coordinated
Proceedings (2008) 43 Cal.4th 1143, 1165, 1166 (Bay-Delta) ([iln the CALFED program,
feasibility is strongly linked to achievement of each of the primary program objectives”;
“a lead agency -may structure its EIR alternative analysis around a reasonable definition
of underlying purpose and need not study alternatives that cannot achieve that basic

“goal)) Moreover, “feasibility’ under CEQA encompasses ‘desirability’ to the extent that
-desirability is based on a reasonable balancing of the relevant economic, ,
environmental, social, legal and technological factors.” (City of Del Mar v. City of San
Diego (1982) 133 Cal.App.3d 410, 417 (City of Del Mar); see also CNPS, supra, 177

. Cal.App.4th 957 (after weighing “economic, environmental, social, and technological
factors,’ ... ‘an agency may conclude that a mitigation measure or alternative is
-impractical or undesirable from a policy standpoint and reject it as infeasible on that
ground) (quoting Kostka, supra, § 17.29, p. 824))

For purposes of these findings (lncludlng the table described in section IX below), the
term “avoid” refers to the effectiveness of one or more mitigation measures to reduce an
otherwise significant effect to a less than significant level. In contrast, the term -
“substantially lessen” refers to the effectiveness of such measure or measures to
substantially reduce the severity of a significant effect, but not to reduce that effect to a
less than significant level. :

As explained above, CEQA requires that the lead agency adopt feasible mitigation
measures or, in some instances, feasible alternatives to substantially lessen or avoid

significant environmental impacts that would otherwise occur. With respect to a project -

for which significant impacts are not avoided or substantially lessened, a public agency,
after adopting proper findings, may nevertheless approve the project if the agency first
adopts a statement of overriding considerations setting forth the specific reasons that
the agency found that the project’s benefits outweigh its unavoidable adverse
environmental effects. The Local Agency Formation Commission’s Statement of
Overriding Considerations for the Project is included herein in Section X below.
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VIII. MITIGATION MONITORING AND REPORTING PROGRAM .

A Mitigation Monltorlng and Reportmg Program (hereinafter “MMRP”) has been
prepared for the Project, and is being approved by the City Council on January 19,
2010. The City will use the MMRP to track compliance with Project mitigation
‘measures. The MMRP will remain available for public review during the:compliance -

period. The Final MMRP was attached to and incorporated into the Final EIR document: - |

© and was approved in conjunctlon with certlflcatlon of the EIR and adoptlon of the
Flndlngs of Fact - :

| IX. SIGNIFICANT EFFECTS AND MITIGATION MEASURES

The Draft EIR identified a number’of significant and potentlally significant-environmental
effects (or impacts) that the Project will cause or contribute to. Most of these significant
effects can be fully avoided through the adoption of feasible mitigation measures. Other
- effects, however, .cannot be avoided by the adoption of feasible mitigation measures or
. alternatives, and thus will be significant and unavoidable. Some of these unavoidable
- significant effects can be substantially lessened by the adoption of feasible mitigation
measures. Other significant, unavoidable effects cannot be substantially lessened or
avoided. For reasons set forth in Section Xl infra, however, the Local Agency Formation
Commission has determined that overriding economic, social, and other consrderatlons
outweigh the significant, unavoidable effects of the Project. '

The Local Agency Formation Commission agrees with that City Council’s findings with
respect to the Project’s significant effects and mitigation measures are set forth in the
table attached to these findings. The ﬂndlngs set forth in the table are hereby
incorporated by reference.

This table does not attempt to describe the full analysis of each environmental impact
contained in the Final EIR. Instead, the table provides a summary description of each
impact, describes the applicable mitigation measures identified in the Draft EIR or Final
EIR and adopted by the City Council, and states the Local Agency Formation o
Commission’s and the City Council’s findings on the significance of each impact after
imposition of the adopted mitigation measures. A full explanation of these environmental
findings and conclusions can.be found in the Draft EIR and Final EIR, and these

findings hereby incorporate by reference the discussion and analysis in those
documents supporting the Final EIR’s determinations regarding mitigation measures

and the Projects’ impacts and mitigation measures designed to address those impacts. -
In making these findings, the Local Agency Formation Commission and City Council
have ratified, adopted, and incorporated into these findings the analysis and explanation
in the Draft EIR and Final EIR, and ratified, adopted, and incorporated in these findings
the determinations and conclusions of the Draft EIR and Final EIR relating to
environmental impacts and mitigation measures, except to the extent any such
determinations and conclusions are specifically and expressly modified by these
findings.
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The City Council has adopted all of the mitigation measures identified in the table.

Some of the measures identified in the table are also within the jurisdiction and control

. of other agencies. To the extent any of the mitigation measures are within the -

 jurisdiction of other agencies, the City Council has found that those agencies can and-

.- should implement those measures within their jurisdiction and control. None ofthe -

- .measures identified in the table are WIth the dlrect Jurlsdlctlon of the Local Agency
-Formatlon Commlssmn o :

In several comments on the Draft EIR, commenters suggested additional mitigation -
measures and/or modifications to the measures recommended in the Draft EIR. As is
*evident from the Final EIR and the above-described table, the City refined several of the
original proposed measures in response to such comments, as set forth in the Final EIR
in response to such comments (see, in particular, FEIR, Section 3.0). The Local

- Agency Formation Commission commends the City for its careful consideration of -
comments, agrees with the City in those instances when it did not accept proposed
language, and hereby ratlfles adopts and |ncorporates the City’s reasoning on these
issues. _

In considering specific recommendations from commenters, the City has been
cognizant of its legal obligation under CEQA to substantially lessen or avoid significant
environmental effects to the extent feasible. The City recognizes, moreover, that
comments frequently offer thoughtful suggestions regarding how a commenter believes
that a particular mitigation measure can be modified, or perhaps changed sngnlflcantly,
in order to more effectively, in the commenter's eyes, reduce the severity of
environmental effects. The City is also cognizant, however, that the mitigation measures
recommended in the Draft EIR represent the professional judgment and long

experience of the City’s expert staff and environmental consultants. The City therefore
believes that these recommendations should not be lightly altered. Thus, in considering
commenters’ suggested changes or additions to the mitigation measures as set forth in
the Draft EIR, the City, in determining whether to accept such suggestions, either in
whole or in part, has considered the following factors, among others: (i) whether the -
suggestion relates to a significant and unavoidable environmental effect of the Project,
or instead relates to an effect that can already be mitigated to less than significant levels
by proposed mitigation measures in the Draft EIR; (ii) whether the proposed language
represents a clear improvement, from an environmental standpoint, over the draft
language that a commenter seeks to replace; (iii) whether the proposed language is
sufficiently clear as to be easily understood by those who will implement the mitigation
as finally adopted; (iv) whether the language might be too inflexible to allow for ,
pragmatic implementation; (v) whether the suggestions are feasible from an economic,
technical, legal, or other standpoint; and (vi) whether the proposed language is
consistent with the project objectives.

As is often evident from the specific responses given to specific suggestions, City staff
and consultants spent large amounts of time carefully considering and weighing proposed
mitigation language, and in many instances adopted much of what a commenter
suggested. In some instances, the City developed alternative language addressing the
same issue that was of concern to a commenter. In no instance, however, did the City fail
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to take seriously a suggestion made by a commenter. or fail to appreciate the smcere
effort that went into the formulatlon of suggestlons S

X PROJECT ALTERNATIVES
AL - BaS|s for Alternatlves Fea5|b|l|ty AnalySIs
- Public Resources Code section 21002, a key provision of CEQA, provides that “public

-agencies should not approve projects as proposed if there are feasible alternatives or. .
feasible mitigation measures available which would substantially lessen the significant .

environmental effects of such projects[.]” The same statute states that the procedures - . "

required by CEQA “are intended to assist public agencies in systematically identifying
both the significant effects of proposed Projects and the feasible alternatives or feasible -
- mitigation measures which will avoid or substantially lessen such significant effects.”

Where a lead agency. has determined that, even after the adoption of all feasible.
mitigation measures, a project as proposed will still cause one or more significant.
environmental effects that cannot be substantially lessened or avoided, the agency,

- prior to approving the project as mitigated, must first determine whether, with respect to
such impacts, there remain any project alternatives that are both environmentally -
superior and feasible within the meaning of CEQA. Although an EIR must evaluate this
range of potentially feasible alternatives, an alternative may ultimately be deemed by.
the lead agency to be “infeasible” if it fails to fully promote the lead agency’s underlying
goals and objectives with respect to the project. (City of Del Mar, supra, 133
Cal.App.3d at p. 417) “[Fleasibility’ under CEQA encompasses ‘desirability’ to the
extent that desirability is based on a reasonable balancing of the relevant economic,
environmental, social, and technological factors.” (/bid.; see also CNPS, supra, 2009
Cal. App. LEXIS 1551) Thus, even if a project alternative will avoid or substantially
lessen any of the significant environmental effects of the project, the decision-makers
may reject the alternative if they determlne that specific considerations make the
alternative infeasible.

Under CEQA Guidelines section 15126.6, the alternatives to be discussed in detail in an
EIR should be able to “feasibly attain most of the basic objectives of the project[.]" For .
this reason, the Objectives described above provided the framework for defining
possible offsite alternative Project locations. (See Bay-Delta, supra, 43 Cal.4th at p. 1166)
The project objectives are set out above in section lIl.C. Based on the requirements of
CEQA Guidelines section 15126.6 and the Project’'s Objectives, the following
alternatives to the Project were identified:

Alternative 1: No Project — Greater Salinas Area Memorandum of Understanding
Future Use. This alternative assumes that the future land use of the Plan Area will be
agricultural industrial related (rather than continued agricultural production as described
in Alternative 2 below), consistent with the GSA MOU as discussed in Section 1.4, Local
and Regional Plan Consistency.
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Alternative 2: No Project — Existing Land Use Designation - Continued _
Agricultural Use. This. a[ternatlve is the continued agricultural use of the Plan Area into .-
the foreseeable future Py .

Alternatlve 3 Alternatlve Project Locatlon A. Thls approxrmately 350-acre- srte is:
“located to'the:east of the Plan Area across U.S. Highway 101 within the City’s SOI .
boundary. It is unknown whether or not the prOJeCt appllcant could reasonably acqurre :
control or galn access to the site. S : Lo :

Alternatlve 4 Alternatlve Pl'OjeCt Locatlon B ThIS approxrmately 400-acre. S|te is
“located near Williams Road and Alisal Road within the City’s SOl boundary. Itis -
unknown whether or not the project applicant could reasonably acquire, control, or galn
-access to the srte (DEIR pp. S 4 to S-5, 3- 36 o 3- 56) :

The City Councrl and Local Agency Formatlon Commrssron find that that a good faith
effort was made to evaluate all potentially feasible alternatives in the EIR that are .

- reasonable alternatives to the Project and could feasibly obtain the basic objectives of
“the Project, even when the alternatives might impede the attainment of the Project
‘objectives and might be more costly. As a result, the scope of alternatives analyzed in
the EIR is not unduly limited or narrow. The City Council and Local Agency Formation
Commission also find that all reasonable alternatives were reviewed, analyzed and -
discussed in the review process of the EIR and the ultimate decision on the. Pro;ect
(See, e.g., DEIR, pp. 3-36 to 3-56)

1. Slgnlflcant, Unavoidable Impacts of the Project

The significant and . unavoidable impacts of the project are set out in detail below in
Section XILA.

2, Scope of Necessary Findings and Considerations for Project
Alternatives

As noted above, these findings address whether the various alternatives substantially
lessen or avoid any of the significant unavoidable impacts associated with the Project .

~and also consider the feasibility of each alternative. Under CEQA, “(f)easible means
capable of being accomplished in a successful manner within a reasonable period of
time, taking into account economic, environmental, legal, social, and technological
factors.” (CEQA Guidelines § 15364) As explained earlier, the concept of feasibility
permits agency decision makers to consider the extent to which an alternative is able to
meet some or all of a project’s objectives. In addition, the definition of feasibility
encompasses “desirability” to the extent that an agency’s determination of infeasibility
represents a reasonable balancing of competing economic, environmental, social, and
technological factors supported by substantial evidence.

In identifying potentially feasible alternatives to the proposed Project, the following
Project objectives were considered:
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1. Increase Salinas’s potentlal agricultural industrial processmg capacity beyond the
- currently designated industrial lands within the City's SOI; - :

2. Create a large agricultural-industry hub of synergistic uses that promotes agricultural
_industry and innovation, and enables businesses to capture cost and resource .
o efficiencies that result from locatlng wrthm Salmas an |mportant center of the West G
Coast agncultural mdustry, ' ' - ‘

3. Implement the vision to further Sahnas s urban development and services with - ‘
“orderly and appropriate land use development” as set forth in the Greater Salmas
Area Memorandum of Understanding (GSA MOU) between the City and County -
“dated August 28, 2006, and as confirmed in the MOU Supplemental Agreement
dated March 27, 2008 (Uni-Kool Site);

4. Establish an urban limit for the west and the south of Salinas, west of U.S. Highway
101 through the recording of Agricultural Buffer Easements providing for the
protection of the adjacent agricultural land;

5. . Attract agricultural lndustry development to Salinas by streamlining the development o

review and environmental review processes and promoting development and site
design flexibility and functionality needed to accommodate the evolving needs of the
agricultural industrial business sector;

6. Maximize the total potential tax revenue for the City and the County from the Plan
Area by providing highly: functional and environmentally feasible development
capacity, maximizing the use of the land, and providing opportunltles for high quality
economic development; _

7. Retain Salinas’s existing agricultural related job base and expand employment
generation potential from the Plan Area by maximizing development capacity and
providing for diverse agricultural industrial uses that create high value employment
opportunities in close proximity to Salinas’s existing population base; and

8. Acknowledging the intensive resource usage, traffic generation, and land
development that are characteristic of agricultural industrial uses, reduce the
environmental footprint of the new development by:

a. Prdtecting the adjvacent a'gricultural production lands to the west and south of the
Plan Area through the recording of agricultural buffer easements;

b. Providing a large agricultural industry hub with efficient access to U.S. Highway
101 and other major transportation corridors that encourages multiple, related
businesses to locate in proximity to each other and by so doing, reduce the
number and length of vehicle trips including cross-town trips, reduce congestion
on local roads, reduce generation of air pollutants and greenhouse gases, and
reduce potential for mdustrlal vehicle (truck) conflicts with passenger vehicles
and pedestrians;

c. Locating intensive industrial uses where impacts related to land use
incompatibilities such as noise, light and glare, air quality, aesthetic, safety,
hazards (i.e. ammonia coolant release), etc. are minimized,;
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d. Locating urban development with immediate access to urban infrastructure such
- that the envirenmental impacts and costs of extending infrastructure or
constructlng addltlonal lnfrastructure facrlltles are minimized;

. e. Siting the Center ona parcel of Iand that is outside of areas of existing natural
hazards.and blologlcal constraints that.would either be impacted by the
development or reduce its potentlal developable area; and :

- f. Incorporating development standards that promote green bu1|d|ng and cllmate
change mltlgatlon : , .

" The proposed Project woild accommodate activities that the project applicant feels are

fundamental to the agricultural sector and to the economic viability of agricultural
commodity production. In this regard, the proposed Project is considered an agricultural
land use. It would provide added value to agricultural commaodities and the agricultural
sector that otherwise may not be captured. By doing so, the economic viability and =~
value of land in Monterey County that is used for agricultural production is enhanced. .

~ The proposed Project is projected to generate about 4,142 jobs. (DEIR, pp. 1-23 .

through 1-25)
B.. Alternati\re 1: No Project — GSA MOU Future Use

Two no project alternative scenarios are considered. This alternative considers

- development that could be reasonably expected to occur at the unincorporated portion

of the Plan Area in the foreseeable future as articulated in the GSA MOU. The second
considers reasonably foreseeable conditions in the event that agricultural industrial
development is not approved by the City per the GSA MOU and that agrlculture is
maintained as the reasonably foreseeable future use.

1. Description of Alternative 1

This no project alternative is based on the assumption that the “reason'ably expected”

use of the Plan Area in the foreseeable future will be agricultural-industrial related. This

assumption is based on the GSA MOU. As discussed in Section 1.4, Local and
Regional Plan Consistency, the GSA MOU sets forth a framework for cooperation
between the County and the City to manage the City’s growth into unincorporated areas
adjacent to the City. The unincorporated portion of the Plan Area is one such area and
is described in the GSA MOU specifically as the Uni-kool site. The GSA MOU also
defines that development of the Uni-Kool site should be:

...for the exclusive purpose of agricultural processing and processing
capacity (Unikool), subject to the establishment of appropriate agricultural
conservation easements.

With the adoption of the GSA MOU, both the City and the County acknowledged their
mutual expectation that the Uni-Kool site. will be developed with agricultural processing
types of uses.
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This alternative is based on the assumption that the Plan Area remains available for

development with uses that are consistent with the GSA MOU, or agricultural :

processing and processmg capacity in a manner other than that proposed by the prOJect
appllcant N .

| 2." Analysns of Alternatlve 1’s Ablllty to Reduce Slgnlflcant Unav0|dable
Pro;ect Impacts ' ,

*As described in the Specmc Plan agrlcultural processing and processing capaCIty are
key permitted uses that can be constructed anywhere within the Plan Area. It is
-assumed that these uses will constitute the major percentage of developed uses within
the Plan Area. Any other project proposed for the Plan Area must, consistent with the
GSA MOU, include these types of uses. Given this fact, it is assumed that any other
project proposed for the Plan Area would have a similar range of env1ronmental lmpacts .
as the proposed Project.

The type and intensity of impacts may be incrementally different, but a determination of
the magnitude of such differences is unknown in the absence of an alternative project
design. Nevertheless, the significance of impacts would not be expected to be
substantially different than for the proposed Project. Specifically, this alternative would
not avoid the conversion of the Plan Area from agricultural production, which is an
unavoidable impact of the proposed Project. Consequently, this alternative is not
deemed to be environmentally superior to the proposed Project. (DEIR, pp. 3-40 to 3-
41, 3-55) :

3. ‘Feasibility of Alternative 1

This alternative has the potential to meet some or most of the project’s objectives.
However, as discussed for the reduced development intensity/scale alternative which
was not evaluated in detail in the EIR, if a revised project design includes a reduction of
development capacity in order to avoid or substantially lessen the effects of the
proposed Project, it is possible that, indeed likely, that key project objectives, including
maximizing job generation and tax revenue generation, would not be met. The degree
to which a reduced intensity project meets the City’s intent to enable development of
agricultural-industrial uses at the Uni-Kool site, as stated in the GSA MOU, would need
to be evaluated at the time a rewsed project design is submitted. (DEIR, pp. 3-40 to 3-
41, 3-55)

This alternative has the potential to meet some or most of the project's objectives.
However, as discussed for the reduced development intensity/scale alternative which
was not evaluated in detail in the EIR, if a revised project design includes a reduction of
development capacity in order to avoid or substantially lessen the effects of the
proposed Project, it is possible that key project objectives, including maximizing job
generation and tax revenue generation, would not be met. The degree to which a
reduced intensity project meets the City's intent to enable development of agricultural-
industrial uses at the Uni-Kool site, as stated in the GSA MOU, would need to be
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evaluated at the time a reVIsed prOJect de3|gn is submitted. (DEIR pp. 3-40 to 3-41, 3-
55)

'The City and Local Agency Formatlon Commlssmn fmd Alternatwe 110 be lnfeaSIbIe for

_the above stated reasons, and rejects it as a VIabIe alternatlve to the PrOJect
C. Alternatlve 2: No PrOJect Contlnued Agrlcultural Use -
SR P Descrlpt|on of Alternatlve 2

- If the proposed PrOJect were not approved the eXIstlng agricultural use would Ilkely
continue into the foreseeable future.” : :

2, | AnaIyS|s of Alternatlve 2's Ablllty to Reduce Significant Unavmdable
Project Impacts

Existing activities dohave'environmental effects which include, but may not be limited -

to, air quality emissions from farming equipment and crop transportation and creation of -

fugitive dust, contribution to traffic effects on the local road network, continued use of -
groundwater withdrawn from an overdrafted groundwater basin, etc. To the extent that

the existing agricultural use creates adverse effects or nuisances, if any, those effects - -

would continue into the foreseeable future. With the exception of groundwater effects,
the effects of the current agricultural use of the Plan Area would be much less
substantial than the effects which will result from the proposed Project.

With this alternative, none of the significant environmental impacte previously identified -

for the proposed Project would occur. As described in DEIR Section 2.11, Water, Cal
Water has determined that conversion of the Plan Area from agricultural use to the -
proposed use would reduce demand on groundwater resources by about 139 acre-feet
per year. This beneficial effect of the proposed Project would not be realized under this
alternative. Nevertheless, this alternative is environmentally superior to the proposed
Project in that it would have substantially less intense environmental effects and.likely
avoid most of, if not all of the significant environmental effects identified for the
proposed Project. (DEIR, p. 3-41)

3. Feasibility of Alternative 2

This alternative would be environmentally superior to the proposed Project. It would
avoid all of the environmental effects identified for the proposed Project; however, it
would not meet any of the project’s objectives. None of the beneficial effects of the -
proposed Project would be realized. (DEIR, p. 3-41)

The City and Local Agency Formation Commission find Alternative 2 to be infeasible for
the above stated reasons, and rejects it as a viable alternative to the Project.
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D. - Alternative 3: Alternative Location A

CEQA Guidelines section 15126.6(f)(2) describes conditions under which consideratien e

of alternative project location is appropriate. The key question to be considered:is- -

" whether or not any of the significant effects of the project would be avoided or

substantially lessened by putting the project in another location and-on balance,
whether the proposed Project, placed at an alternative location, is envrronmentally
superior to the proposed Project. Only locations that would avoid or substantially Iessen '

- any of the srgmﬂcant effects of the project need be conS|dered for mclusmn in an EIR

Consideration 6f alternative project locations is made for one primary reason — avoiding
premature conversion of prime farmland. The proposed Project would result in

- conversion of approxrmately 240 acres of prlme farmland to urban use that is' outsrde

the City's current SOl.

. The City has already planned for the conversion of agricultural lands within its SOI
“through its General Plan and the effects of that loss/conversion of farmland have been

evaluated in the General Plan FEIR. From prudent land use planning, environmental -
planning, and develOpment planning perspectives, it is preferable to first develop sites
within the City’s SOl whose suitability for development has already been planned for
and evaluated. Since the proposed Project is industrial, any alternative location must be
suitable for industrial development. Further, as will be discussed, developing the
proposed Project outside the City's SOI inherently results in greater cumulative
environmental effects than would its development within the SOI.

Two alternative locations within the City’ Sphere of_lnfluence‘ have been considered.
These locations are described as Location A and Location B. They are shown on Figure
18 of the EIR, Alternative Project Locations. Both are designated General Industrial in
the City’'s General Plan. The characteristics of each location and the relative
environmental effects of their development with the proposed uses are discussed
below. '

1. Description of Alternative 3

Alternative location A is approximately 350 acres in size. Topography is relatively level.
It is currently and has historically been used for agricultural production. The applicant for
the proposed Project does not currently have control of this site. It is currently unknown
whether or not the applicant could reasonably acquire, control, or gain access to the site
for purposes of developing it with the proposed Project. Issues of infrastructure
availability and site suitability relative to the Plan Area are discussed below.

2. Analysis of Alternative 3’s Ability to Reduce Significant Unavoidable
Project Impacts

At the project level, Location A is not considered to be environmentally superior to the
proposed Project. While development at Location A would avoid premature conversion
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of agricultural land, it would not ultimately avoid conversion of agricultural land. All
other potential impacts associated with development of Location A are likely to be as
-significant as or more significant than are anticipated for development-of the Plan Area. -
‘The relative environmental effects of developmg the proposed Pro;ect at Alternatlve
. Location A.are as follows - R v ,

Aesthetlcs lmpacts would be snmllar or greater than those for the proposed- PrOJect
The site is located adjacent to U.S. Highway 101 at the southern gateway to-the City.
The site may be more visible from the highway than is the Plan Area as all of it fronts:on
the highway. In combination with its location at the southern entrance to the City,

. sensitive site design.is equally or potentlally more critical than that required in the Plan-
Area.

- Agricultural Resources. Impacts would be simvillar to those for the proposed Project as
most of the land within the site is prime farmland. All of the land is considered important
Farmland. . . L

Air Quality. Generally, impacts would be similar to those for the proposed Project, but.
could be incrementally greater. No substantial change in vehicle trip generation rates,
average daily vehicle trips number, vehicle fleet mix, or total vehicle miles traveled is
assumed. These are the main components of the proposed Project that create criteria
air poliutants. Construction phase air quality effects are expected to be similar.
However, as.discussed below under Transportation and Circulation, access to U.S.
Highway 101 from Alternative Location A is significantly more constrained as is access
to the overall circulation network. While development of the Plan Area will resuit in
significant circulation impacts at a number of intersections and road segments,
constrained access from Location A could result in more substantial trip delays,
increased idling time, and increased greenhouse gas emissions relative to development
of the Plan Area. '

Climate Change. Impacts would be similar to those anticipated for the proposed
Project, but could be incrementally greater. This conclusion is based on the assumption
that development at Location A would be of the same type and intensity as that
proposed for the Plan Area. Therefore, the sources of GHG emissions and the intensity
of emissions would likely be similar. However, as discussed above under Air Quality
and below under Transportation and Circulation, access to U.S. Highway 101 from
Alternative Location A is significantly more constrained at Location A as is access to the
overall circulation network. While development of the Plan Area will result in significant
circulation impacts at a number of intersections and road segments, constrained access
from Location A could result in more substantial trip delays, increased idling time, and
increased greenhouse gas emissions relative to development of the Plan Area.

Geology and Soils. Impacts would be similar to or incrementally greater than those for
the proposed Project. As shown in Figure 5.10-3, Seismic Hazard Zones, in the General
Plan FEIR, significantly more of Location A is within a Very High seismic hazard zone
than is the Plan Area. Further, approximately one-half of the Location A site is within a
high liquefaction (ground failure) hazard area. Hazards impacts would be similar to or
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incrementally greater than those for the proposed Project. The primary change is an

‘increase in hazards from Salinas Municipal Airport operations. Location A is entirely -

within the Salinas Municipal Airport Area of influence as shown in Figure 5.6-3, Salinas-

-Municipal Airport Area of Influence, in the General Plan FEIR. As such, potential safety S

- hazards from airport operations would be greater than within the Plan Area. .
Development at Location A would be subject to related development standards
contained in the Salinas Zoning Code as discussed in Section 2.7, Hazards of the Draft -

- EIR. Hazards related to hazardous materials are likely to-be similar as the same mix of -

- land uses and facilities. would be expected at Location A. Existing hazardous. o

" materials/contamination conditions at Location A are unknown. However, no hazardous

materials sites are:shown within Location A as illustrated in Figure 5.6-1, Hazardous -
Materials Sites, in the General Plan FEIR. Therefore, a comparison of such conditions -
with those in the Plan Area cannot be made. :

 Hydrology and Water Quality. Impacts would likely be similér to or increrhentally ’

greater than those for the proposed Project. Development at Location A is assumed to
be of the same character as proposed for the Plan Area and would likely affect similar
storm drainage and flood control facilities/infrastructure. Development at Location A
must also conform to the City’s stormwater design standards and NPDES requirements.
Required conformance with the stormwater design standards would require that a

“detailed stormwater control plan be prepared as has been done for the proposed

Project. This would assure that potential impacts of development at Location A,
including off-site flood hazards and surface water quality degradation, would be
adequately mitigated. Conformance with NPDES requirements would also adequately
mitigate potential surface water quality impacts.

Approximately 180 acres of the site are within a 100-year floodplain as shown in Figure
S-2, Food Prone Areas, of the General Plan. Flooding of the Reclamation Ditch, a flood
control facility discussed in Section 2.8, Hydrology and Water Quality, would be a main
source of flood flow. The MCWRA is proposing a series of improvements to the
Reclamation Ditch to improve its flood control function and to accommodate additional
flood flows. This may reduce the existing flood hazard at the site. However, at this time,
it is assumed that the development of Location A would result in greater flood hazard
impacts because new development may be more exposed to flood damage.

Noise. In general, impacts would be similar to those for the proposed Project. :
Depending on site design, it is possible that uses within Location A would be exposed to
noise levels that exceed the City’s exterior noise compatibility standards. This would not
occur for the proposed Project as it includes a modification of the City’s noise exposure

standards. More of Location A fronts on U.S. Highway 101 than does the Plan Area.

While noise from airport operations is likely to be incrementally greater at Location A,
the entire site is outside the 65 dBA noise contour for airport operations as shown in
Figure 5.3-2, Salinas Airport Future Noise Contours, in the General Plan FEIR. At levels
above 65 dBA, development of office, professional business, and other similar uses
could be inconsistent with the City’s exterior noise compatibility standards.
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Impacts of project generated traffic noise may be lower than for the proposed Project.
Traffic from Location A would travel a shorter-distance to reach U.S. Highway 101 (via
the Airport Boulevard interchange) and therefore, potentially expose fewer uses along.

- travel routes to élevated traffic noise. Noise sensitive residential uses are located closer : . 3
- to Location A-than to the Plan Area (about one-third mile to the north along Fairview _
Avenue), but the majority of trips from Location A will not pass directly adjacent to these . - -

residential uses and the uses are alréady subject to elevated noise from traffic on U.S. -

“Highway 101. Impacts of cumulative traffic generated noise are likely to be similar to
~ those for the proposed Project as trips to and from Location A will likely:be distributed

onto roadways where traffic levels would already create n0|se that exceeds Clty
standards at sensitive fand uses. :

‘Public Serv:ces. Impacts would be similar to those for the proposed Project. Since the

type and intensity of development woulid be the same at Location A as at the Plan Area,
the same level of services demand would be created. It is likely that change in location.
of services demand would not result in the need to construct new public facilities whose
construction and operation could have adverse environmental effects. - -

Transportation and Circulation. As summarized in the discussion below, impacts at
fewer intersections and road segments over the short term are assumed; however, a
limited number of intersections and road segments would most likely be much more
severely impacted. The feasibility of making improvements to the severely impacted
facilities to accommodate Location A development over the short to mid-term is -
uncertain. Over the longer-term, if significant circulation system improvements are
constructed as envisioned in the General Plan and by Caltrans and TAMC (i.e. the

City’s eastern bypass and a Harris Road/U.S. Highway 101 interchange) impacts would

likely be similar to those for the proposed Project.

The impacts of the proposed PrOJect on the C|rculat|on network are primarily due to
combination of its traffic generation, mix of vehicle types (large percentage of trucks),
traffic distribution characteristics, and type, location, and capacity of roads and

~ intersections onto which project traffic would be distributed. Project specific significant

impacts on 29 intersections, road segments, and U.S. Highway 101 facilities have been
identified in the TIA, eleven of which are significant and unavoidable.

The assumptions for traffic generation and vehicle mix for Location A are the same as -
for the Plan Area. However, the existing road network onto which traffic from Location A
would be distributed is markedly different than for the Plan Area. Under current
conditions, traffic would have only one access to U.S. Highway 101 — the Airport
Boulevard interchange. Location A lacks a second access to the highway as is currently
available for the Plan Area at the Hartnell Road interchange. Traffic from Location A
would have few options for accessing other portions of the circulation network as there
are currently no improved roadways available for access to and from the site other than
at its northern end near the Airport Boulevard interchange. Most of the trips from
Location A, including the vast majority of truck trips, would likely require access through
or near the Airport interchange, at least in the near to mid-term until additional access to
the highway could be developed and other portions of the local road network could be
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developed. The Airport Boulevard intetchange is located adjacent to Location A. Trips
from Location A would therefore travel through fewer intersections and road segments
to access the highway than is the case for the Plan Area: As a consequence, under

- Background Plus Proposed Project conditions, it is-assumed that impacts from -
development at Location A would be much more severe at a more limited number of .
: road segments and mtersectlons than is the case with the proposed Project.

itis assumed that substantlal lmprovemehts to the Alrport Boulevard mterchange in-
addition to those already planned and approved (as described in Section 2.10,

- Transportation and Circulation), would be necessary. Other options to reduce impacts.--
‘could include building a portion of the east side bypass as described.in the General

Plan to allow access to U.S. Highway 101 via Alisal Road and Hartnell Road. Access to

Alisal Road would also enable access for employee trips into the eastern and northern -
- parts of the City. The cost or feasibility of expanding capacity at the Airport Boulevard
* interchange, constructing a portion of the east side bypass or improving Alisal-Road,

Hartnell Road, the Hartnell Road access to U.S. Highway 101, and/or other circulation

facilities to accommodate Location A traffic in the short to midterm is.currently unknown. -

In the long-term, access from Location A would be substantially improved by

construction of a Harris Road interchange as described in the TIA. As recommended in -

the TIA, the interchange would be located to the south of both the Plan Area and

~ Location A. Please refer to the TIA for a discussion of this proposed improvement.and = .

for.analysis of how its construction would affect circulation conditions.

Water. Impacts would be similar to those for the proposed Project. Water demand at
Location A would be the same as anticipated for the Plan Area as the project
description would not change. Since Location A has also been historically used for
agricultural purposes, it is assumed that its conversion to urban use would also resuilt in
an incremental reduction in groundwater demand and similar effects on groundwater
quantity and quality as described in Section 2.11, Water.

Sanitary and Industrial Wastewater. Impacts would be similar or incrementally lower |

than for the proposed Project. Since Location A is already within the City's SOI, its
development with industrial uses has already been contemplated by the City and by the
MRWPCA in their assessments of sanitary sewer infrastructure and capacity needs.
Sewer conveyance infrastructure improvements will be needed on-site and possibly off-
site to accommodate Location A development, similar to those required for the Plan
Area. The MRWPCA has already projected wastewater treatment capacity needs at the
regional treatment plant based on the City's 2002 General Plan, in which Location A is

designated for industrial use. Adequate wastewater treatment capacity is available for. -

such development.

Industrial wastewater conveyance and treatment needs for Location A have already -
been considered by the City. Expansion of existing industrial wastewater conveyance
facilities (which currently terminate on the west side of U.S. Highway 101 on Airport
Boulevard) and industrial wastewater treatment capacity would be needed to
accommodate development at Location A and other cumulative industrial development
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within the City. Flows from the Plan Area had not previously been considered by the
City until the recent completion of the City of Salinas Industrial Wastewater System - ..
Conceptual Approach for System Expansion - Final Summary Report as described in -
DEIR Section 2.12,:Sanitary and Industrial Wastewater. Demand created by

- development of the Plan-Area will require that more industrial wastewater treatment ',

capacity be created than would otherwise be the case with development of Location A.
The City has not yet selected a specific capacity expansion option; however, is possible

-that the environmental impacts created by capacity expansion would be lncrementally
‘»greater with the proposed PI’OjeCt than for the. Loca’non A alternative. o :

Other Issues lmpacts related to blologlcal resources, Iand use plannlng m|neral

resources, population and housing, recreation, and utilities are expected to be S|m|lar to .

those for the proposed PrOJect

' B/o/og/cal Resources. Like the Plan Area, Locatlon A has historically been used for

agricultural production. The site has been highly modified from its original natural.
condition. While a detailed biological assessment of Location-A has not been
conducted, the probability that sensitive habitat or special status speC|es are present is.
Ilkely to be low, as is the case with the Plan Area.

Land Use and Planning. Location Ais also adjacent to existing development within the:
City (the Salinas Municipal Airport) and bordered on its remaining sides by-agricultural
uses and U.S. Highway 101. Development of Location A would also represent the
extension of an existing urban edge and consequently, would not physically divide an
established community. Consistency of development at Location A with relevant plans
and policies has not been assessed, but it is assumed that development could be
planned in a manner that is in substantial conformance with such plans and policies.

Mineral Resources. Like the Plan Area, Location A does not contain classified mineral
resources.

Population and Housing. Like development of the Plan Area, development of Location A
would improve the City’s jobs-to-housing ratio and is not expected to generate a
significant indirect increase in population. Development of Location A may be
incrementally less growth-inducing. Unlike the proposed Project, development of -
Location A would not open up an area of new development that has not already been -
planned for in the General Plan and evaluated in the General Plan FEIR. Please refer to
Section 3.2, Growth -Inducing Impacts, for more information. :

In addition to avoadmg the premature conversion of prlme agricultural land, at the project
level, this alternative would likely lessen the magnitude of off-site noise impacts created
by project generated traffic and the incremental indirect impacts of constructing new
industrial wastewater treatment capacity. At the project level, critical environmental
effects of this alternative, including air quality and traffic and circulation impacts, would
likely be similar to or greater than for the proposed Project, at least in the mid-term to
longer-term until new traffic network facilities such as the proposed east side bypass
and Harris Road interchange are constructed. In the case of traffic and circulation
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. effects, this alternative may impact fewer intersections than would the proposed Project.
However, the severity of impacts at key facilities, especially the Airport Boulevard
- interchange, and uncertainty regarding the feasibility of facility improvements needed to
- ‘mitigate those impacts outweigh the marginal environmental benefits of this alternative.
~ For.these latter reasons, Alternative 3, Location A, is.not considered to be o
. “environmentally supenor to the proposed Pro;ect at the prOJeot level. (DEIR pp 3-42 to
3 50) L . : . : ,

3. Fea3|b|l|ty of Alternatlve 3

ThIS alternative would meet several of the prOJect s objectives; however lf potentially - .
constrained access to U.S. Highway 101 is not overcome, this alternative would not

meet the objective of developing an agricultural center on land with immediate accessto - -

U.S. Highway 101. Further, the feasibility of mitigating flood hazards at Location A to the -
extent that the hazard is not a constraint to achieving the development capacity
envisioned by the project applicant is uncertain. If this does not occur, the project’s .
objectives of maximizing job generation and tax revenue generation may not be met. -

The City and Local Agency Formation Commiesion find Alternative 3 to be infeasible for
the above stated reasons, and rejects it as a viable alternative to the Project.

E. rAIternative' 4: Alternative Location B - |

1. Description of Alternative 4

Alternative Location B is approxmately 400 acres in size. It is currently and has
historically been used for agricultural production. It is currently unknown whether or not
the project applicant could reasonably acquire, control, or gain access to a portion of the
site for purposes of developing it with 257 acres of agricultural industrial development
as proposed for the Plan Area. -

2. Analysis of Alternative 4’s Ability to Reduce Significant Unavoidable
Project Impacts

Like Location A, development at Location B would avoid premature conversion of
agricultural land. However, nearly all other potential project level impacts associated
with development of Location B are likely to be similar to or greater than anticipated for
development of the Plan Area; it is not considered to be environmentally superior to the
proposed Project. The relative project level environmental effects of developing the
proposed Project at Alternative Location B are as follows::

Aesthetics. Impacts would likely be lower than those for the proposed Project. Location
B is less visually sensitive that either the Plan Area or Location A, as it is located out of
the immediate viewshed of U.S. Highway 101. The most frequent views of development
would be from adjacent existing development within the City and distance views
(approximately two miles) from U.S. Highway 101.
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Agricultural Resources. Impacts would be similar to those for the proposed Project

and for Location A as.most of the land Wlthm the site is prlme farmland. All of the land is .«

conSIdered Important Farmland

Alr Quallty Generally, lmpacts would be S|m|lar to those for the proposed Prolect but

- could -be incrementally greater. No substantial change in vehicle trip generation rates,

average daily vehicle trips number, vehicle fleet mix, or total vehicle miles traveled is -

-.assumed. These are the 'main components of the proposed Project that create criteria

air pollutants. Construction phase air quality effects are expected to be similar.

However, truck traffic must travel further to access U.S. Highway 101 (via Alisal Road to
Hartnell Road) at the existing Hartnell Road on- and offramps) and must “double back”

to travel north-on the highway. Approximately 59 percent of the total line truck trips and -
25 percent of the field trucks are projected to travel north on the highway. Further, since .

the Hartnell Road on-ramps and off-ramps likely have insufficient capacity to

-accommodate project generated truck traffic, delays at the ramps could result in greater

idle time and pollutant generation. Traffic that travels local streets to access the Airport
Boulevard interchange would experience greater delays (through numerous stopped.
controlled intersections). These factors would result in incrementally mcreased vehlcle
miles traveled idling time, and overall emissions generation. :

Climate Change. lmpacts would likely be incrementally greater than for the proposed
Project. As discussed above under Air Quality, development of Location B may result in
an incrementally greater number of daily vehicle miles traveled and air emissions
volumes, including greenhouse gas emissions. It is assumed that specific actions
proposed by the project applicant to reduce generation of greenhouse gas emissions

would also be employed at Location B. Geology and Soils impacts would be similar to or

incrementally lower than those for the proposed Project. As shown in Figure 5.10-3,
Seismic Hazard Zones, in the General Plan FEIR, Location B is located in a low seismic
hazard safety zone. Liquefaction potential is considered to be low. The Plan Area is
located primarily in a moderately high hazard area and liquefaction hazards do exist.
Location B would likely be subject to the same intensity of seismic shaking potential as
would the Plan Area. : :

Hazards. Impacts would be similar to those for the proposed Project. The primary
change is a potential increase in hazards from Salinas Municipal Airport operations. -
Approximately 40 percent of the southwestern portion of Location B located adjacent to
the airport is within the Salinas Municipal Airport Area of influence as shown in Figure

'5.6-3, Salinas Municipal Airport Area of Influence, in the General Plan FEIR. Depending

on which portion of the approximately 400 acre site development occurs, hazards from
airport operations could be greater than at the Plan Area. Existing hazardous
materials/contamination conditions at Location B are unknown, but no hazardous
materials sites are shown within Location B as illustrated in DEIR Figure 5.6-1,
Hazardous Materials Sites, in the General Plan FEIR.

Hydrology and Water Quality. Impacts would likely be similar to those for the
proposed Project. Development at Location B is assumed to be of the same character
as proposed for the Plan Area and would likely affect similar storm drainage and flood
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control facilities/infrastructure. Development at Location B must also conform to the

~City's stormwater design standards and NPDES requirements. Required conformance
- with the stormwater design standards would require that a detailed stormwater control.
- plan be prepared as has been done for the proposed Project. This would assure:that .-

-+ potential impacts of development at Location B, including offsite flood-hazards and

- surface water quality degradation, would be adequately mitigated. Conformance with .
- NPDES requ1rements would also adequately mltlgate potentlal surface water quality . -

) |mpacts

- Noise.’ In general lmpacts would be snmllarto or greaterthan those for the proposed

" Project..On one hand, noise impacts on uses within Location B may be lower. Location

B is not adjacent to an arterial roadway on which traffic volumes under existing and/or
post project development conditions could be substantial enough to generate noise that
exceeds the City’s noise compatibility standards. This is not the case with the proposed
Project (Abbott Street). Further, noise-levels at Location B are not elevated due to
proximity to U.S. Highway 101 as they are in the Plan Area. On the other hand,
depending on the siting of development within Location B, operational noise conflicts
with existing and planned adjacent sensitive residential land uses to the north and west
could be created that wouldn’t exist for the proposed Project. Depending on the routes
traveled by project generated traffic, traffic noise could impact a much more substantial
number of noise sensitive residential and other uses located between Location B and
U.S. Highway 101. This would occur if truck access to U.S. Highway 101 via Alisal Road
and Hartnell Road proved to be infeasible as is.discussed in the Traffic and Circulation -
subsection below. In this case, truck traffic would take a circuitous route through
existing developed areas to access the Airport Boulevard interchange. Sensitive
residential and other uses are located along most routes that would be taken to access
this mterchange

Potential impacts from noise exposure from airport operations are lower than at the Plan
Area as a smaller portion of Location B is within airport operations noise contours.

Public Services. Impacts wouid be similar to those for the proposed Project. Since the
type and intensity of development would be the same at Location B as at the Plan Area,
the same level of services demand would be created. It is likely that a change in
location of services demand would not result in the need to construct new public
facilities whose construction and operation could have adverse environmental effects.

Transportation and Circulation. As is summarized in the following discussion, under
existing conditions, development of Location B is assumed to have similar or greater
impacts on the circulation network as the proposed Project. The assumptions for traffic
generation and vehicle mix for Location B are the same as for the Plan Area. However,
the existing road network onto which traffic from Location B would be distributed would
also be significantly different than for the Plan Area. The number of intersections/road
segments that would be impacted is highly dependent on how truck traffic from Location
B would access U.S. Highway 101. Fewer facilities would be impacted if it is feasible for
truck traffic to access U.S. Highway 101 via Alisal Road and Hartnell Road in the short-
term. It is likely that capacity improvements would be needed along this route. Further,
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the feasibility of accessing U.S. Highway 101 southbound, the direction that
approximately 40-percent of line haul and 62 percent of field trucks are anticipated to
travel, is in question. Southbound access is available only at Spence Road to the south
where traffic turning left onto southbound U.S. Highway 101 must cross the northbound

‘lanes of the highway. This could create unacceptable safety risks. Over the longer-term,

if the Harris Road interchange is constructed and other planned local roadways are

constructed/improved (i.e. proposed east:side bypass, improvements to Alisal Road and ...+ - :

Hartnell Road), potential impacts could be substantially reduced. If access'to U.S.
Highway 101 is not:available via Hartnell Road, all truck traffic would have to take an
indirect route through existing developed areas and multiple stop controlled -
intersections to access the Airport Boulevard interchange. A number of intersections -
and road segments would be adversely impacted. It is assumed that substantial
improvements to the Airport Boulevard interchange, in addition to those already planned
and approved (as described in Section 2.10, Transportation and Circulation), would be
necessary. The feasibility of expanding the Airport Boulevard interchange beyond the
improvements already planned is in question. Further, a substantial number of
employee vehicle trips would likely utilize existing local streets to access Location B.
Traffic volumes on several local streets would likely substantially increase, thereby
impacting local circulation conditions outside of routes traveled primarily by truck traffic.

Water. Impacts would be similar to those for the proposed Project. Water demand at
Location B would be the same as anticipated for the Plan Area as the project
description would not change. Since Location B has also been historically used for
agricultural purposes, it is assumed that its conversion to urban use would also result in
an incremental reduction in groundwater demand and similar effects on groundwater
quantity and quality as described in DEIR, Section 2.11, Water.

Sanitary and Industrial Wastewater. Impacts would be similar or incrementally lower
than for the proposed Project. Please see the discussion of sanitary and industrial
wastewater issues for Location A. The feasibility of constructing industrial wastewater
conveyance to meet needs for Location B could be in question. The closest existing

terminus of the City’s existing conveyance system is on Airport Boulevard west of U.S.
Highway 101, a distance of approximately 2.5 miles (as measured by circumventing the
south side of the airport). If this improvement is financially infeasible, industrial
wastewater treatment would not likely be available and development of the proposed-
Project at Location B may be infeasible.

Other Issues. Piease refer to the same discussion presented for Location A. Impacts at
Location B are anticipated to be similar to those for the proposed Project.

In addition to avoiding the premature conversion of prime agricultural land, this
alternative would likely lessen the magnitude of geologic hazards (primarily liquefaction)
and incremental indirect impacts of constructing new industrial wastewater treatment
capacity. However, key project level environmental effects, effects that would remain
significant even after mitigation, would be similar to or greater than for the proposed
Project. Among these are air quality, traffic and circulation, and noise effects. For these
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latter reasons, Alternative 4, Location B, is not considered to be enVIronmentalIy
superlor to the proposed Project at the project level.

3. Feasublllty of Alternatlve 4

The Clty and Locai Agency Formatlon Commlssmn fmd Alternatlve 4 to be lnfeaSIbIe for

- the above stated reasons, and rejects it as a v:able alternatlve to the Project. -

XL STATEMENT OF OVERRIDING CONSIDERATIONS

As set forth in the precedmg sections, the Clty of Sallnas s approval of the Salmas Ag
Industrial Center Specific Plan Project, and LAFCO’s approval of the proposed Sphere

- of Influence Amendment and annexation, will result in significant adverse environmental

effects that cannot be avoided even with the adoption of all feasible mitigation
measures; and there are no feasible Project alternatives that would mitigate or -

- substantially lessen all of these impacts. Despite.the occurrence of these effects,. .

however, the Local Agency Formation Commission, .in accordance with CEQA -
Guidelines section 15093, chooses to approve the proposal because, in the
Commission’s view, the economic, social, and other benefits that the Project will -
produce will render the significant effects acceptable. »

A. Significant and Unavoidable Impacts

As discussed ih Section X.A.1, supra, the Salinas;Ag Industrial Center Specific Plan

. Project will result in the followmg potentially significant and unavoidable |mpacts even

with the implementation of all feasible mitigation measures:

. Direct Loss of Prime Farmland. The proposed Project would result in the direct
loss of Prime Farmland in that conversion of 257 acres of Prime Farmland used
for production of row crops to an urban use that is limited to agricultural support
uses. These uses would preclude continued cultivation and agricultural crop
production. . This impact is significant. (DEIR,.pp. 2-14 to 2-15, 2-21 to 2-23) .

. Cumulative Impact to Prime Farmland. The General Plan FEIR identifies that -

build out under the General Plan would result in the conversion of over 3,000
acres of land designated as Prime Farmiand, Farmland of Statewide Importance,
and Unique Farmland to urban use. Conversion of these agricultural soils to
urban uses results in their future unavailability for continued agricultural
cultivation and production. This is considered a significant and unavoidable
impact. Build out of the Plan Area would result in conversion of an additional 257
acres of Prime Farmland to urban use. The loss of an additional 257 acres of
Prime Farmland is considered to be a cumulatively considerable contribution to
this cumulative impact and to be significant and unavoidable. (DEIR, p. 3-4)

. Contribution to Long-Term Operational (Regional) Criteria Air Pollutants.
Traffic generated by build out of the Plan Area, about 40 percent of which would
be heavy and medium-heavy trucks, would resuit in ROG, NOX and PM10
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emissions volumes that are greater than the applicable MBUAPCD thresholds.
This is a significant impact. (DEIR, pp. 2-39 to 2-40, 2-44)

Cumulatively Substantial Increase in GHG Emissions That Contributeto . -~ - :
Climate Change. Under a conservative assumption where all GHG emissions . - -+ -
from field ‘and truck trips. associated with the proposed Project are considered to. .

be new, build out of the Plan Area would result in generation of approximately -
389,017 metric tons CO2e/year. The actual volume of emissions generated by

"+ the proposed Project may be significantly lower. (DEIR, pp. 2-60 to 2-68, 3-5) .

Transportation Impacts: Adding traffic from build out of the Plan Area would .-~

have a significant impact on the following study intersections:

o SR68/ Hu'n.ter LL.ane (#2) — Stop Controlled (Westbound). (DEIR, pp. 2-130,
2-139, 2-148 10 2-150) -

o Blanco Road-Sanborn Road/Abbott Street (#10) — Signalized. (DEIR, pp. 2-

153 to 2-154) - .
o Airport Boulevard / Hansen Street (#1 4) Stop Controlled (Northbound and
Westbound Through). (DEIR, pp. 2-155 to 2-156)

o Harkins Road / Hansen Street (#15) — Signalized. (DEIR, pp. 2- 156 to 2- -157) -

o Harkins Road / Abbott Street (#16) — Signalized. (DEIR, p. 2-157)
o U.S. Highway 101 / Hartnell Road Connector (#26) — Stop Controlled
(Westbound). (DEIR, pp. 2-157 to 2-158)

o Cooper Road / Blanco Road (#37) — Stop Controlled (Southbound). (DEIR

pp. 2-158 to 2-159) -

o Davis Road / Blanco Road (#38) —Slgnallzed (DEIR, pp. 2-159 to 2-160)

o SR 68/ Hitchcock Road (#39) — Stop Controlled (Eastbound). (DEIR, pp. 2-
160 to 2-161) '

o Merrill Street / Abbott Street (#42) — Stop Controlied (Northbound). (DEIR,
pp. 2-161 to 2—162) ‘

Addlng traffic from build out of the Plan Area would have a cumulatlvely

considerable contribution to cumulative impacts:

o 2030 Cumulative Plus Project with No U.S. Highway 101/Harris Road
Interchange Scenario Analysis. (DEIR, pp. 3-7 to 3-9)

o SR 68 Westbound Ramps / Spreckels Boulevard (#3) — Stop Controlled
(Southbound). (DEIR, p. 3-7, 3-10)

o SR 68 Eastbound Off-Ramp / Spreckels Boulevard (#4) — Stop Controlied
(Northbound). (DEIR, p. 3-10)

o SR 68 Eastbound Onramp / Spreckels Boulevard (#5) — Stop Controlled
(Southbound). (DEIR, p. 3-10)

o U.S. Highway 101 Northbound Ramps / Fairview Avenue (#7) — Stop
Controlled (Northbound). (DEIR, p. 3-11)

o Blanco Road-Sanborn Road /Abbott Street (#10) — Signalized. (DEIR, pp. 3-

' 7,3-13) '
o Harkins Road / Hansen Street (#15) — Signalized. (DEIR, pp. 3-7, 3-14)
o Harkins Road / Abbott Street (#16) —Signalized. (DEIR, pp. 3-7, 3-14 to 3-15)
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o Harkins Road/ Hunter Lane (#19) — Stop Controlled (Eastbound). (DElR pp
3-7, 3-15t0 3-16)

o Fairview Avenue (Sanborn Road — U.S. Highway 101 Northbound Ramps)
(Segment #5a). (DEIR, pp. 3-7, 3-20, 3-21 to 3-22)

- o U.S. Highway 101 (Potter Road Spence Road) (Segment #20a). (DEIR pp:

37,820, 3-24) .
“ o U.S. Highway 101 (Spenoe Road — Abbott Street) (Segment #20b) (DElR
pp. 3-7; 3-20; 3-24 to 3-25)
o Abbott Street Interchange (Southbound onramp) (Segment #23b). (DEIR pp
3- 7 3-20, 3-26)

. - N0|se The General Plan FElR concludes that traffic volumes generated at build- -
out of the General Plan would result in significant unavoidable noise impacts. By .-

adding significant traffic to the City’s road network, the proposed Project would
contribute to increased noise levels along roadways where noise volumes would
already exceed exterior noise exposure standards at noise sensitive uses. The.
proposed Project would create increased traffic volumes on this roadway relative
to that projected under General Plan build out. For this reason, the proposed

~ Project is considered to have cumulat|vely substantlal noise impacts. (DEIR, pp.

3-30 to 3-31)
B. Overriding Considerations

In the City Council’s and Local Agency Formation Commission’s judgment, the Project
and its benefits outweigh its unavoidable significant effects. The following statement
identifies the specific reasons why, in the City Council's and Local Agency Formation
Commission’s judgment, the bénefits of the Project as approved outweigh its
unavoidable significant effects. Any one of these reasons is sufficient to justify approval
of the Project. Thus, even if a court were to conclude that not every reason is supported
by substantial evidence, the City Council and Local Agency Formation Commission
would stand by its determination that each individual reason is sufficient. The
substantial evidence supporting the various benefits can be found in the preceding
findings, which are incorporated by reference into this section (XI), and in the
documents found in the Record of Proceedings, as defined in section V.

1. The project wlll support agriculture in the region.

The City lies at the north end of the Salinas Valley, the “Salad Bowl of the World.” The
City is the processing and shipping point for the agricultural products grown in the
Valley, including lettuce, broccoli, mushrooms, and strawberries. This industry forms
one of the fundamental bases for the local economy. (General Plan, p. 1-1) Currently
the Salinas Valley agricultural sector produces approximately $3.2 billion of sales.
(Jeffrey H. Weir, CEcD, Salinas Valley Economic Development Strategic Plan, p. 5)
“The first and highest priority for economic development is to assist existing local
businesses to remain healthy.” (/d. at p. 7) The Project is intended to foster and
promote the continued vitality of the agricultural production in the region. The project
will increase Salinas’s agricultural industrial processing capacity. The intent of the
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- project as well is to create a large agricultural-industry hub of synergistic uses that

~ . promotes agricultural industry and innovation, and enables businesses to capture cost
and resource efficiencies that result from locating Wlthln Salinas — an lmportant center of :

- the West Coast agrlcultural mdustry,
2.. The pro;ect W|II create employment opportunltles for Iocal re3|dents.

~ 'One of the key prOJect obJectlves is to retaln Sallnas S eXIStlng agrlcultural related jOb

" base and expand employment generation potential from the Plan Area by maximizing
development capacity and providing for diverse agricultural industrial uses that create -
high value employment opportunities in close proximity to Salinas’s existing population
base. In fact, when fully built out, the project is projected to generate about 4,142 jobs.
(Applied Development Economics (hereinafter “ADE”), Public Services Plan & Impact
Analysis for the Salinas Ag-Industrial Center, dated July 8, 2009, Appendix J to the
DEIR, pp. 1, 3, 6, 21) Of those, about 1,950 jobs are expected for the ag-industrial
sector, 545 ancillary office, and 297 are expected for ancillary retail. (/d. at p. 6) Many
of these jobs, however, will be somewhat seasonal. (DEIR, pp. 3-32 to 3-33) During -
build out, of course, the project will generate an un- quantlfled number of temporary,
. construction-related jobs.

3. The project will help improve the City’s jobs to housing balance.

Ideally, every community would achieve about 1.5 jobs for every housing unit,
based on the estimate that there are about 1.5 workers in each household. (ADE,
Public Services Plan & Impact Analysis for the Salinas Ag-Industrial Center, dated July
8, 2009, Appendix J to the DEIR, p. 21) At present, the jobs to housing ratio in Salinas
is about 1.15. The project will improve the ratio to 1.25 jobs per housing unit. (/bid)
While the City anticipates that its current jobs to housing ratio could degrade with the
 development of the future growth area as anticipated in the general plan from 1.15 to
.98, the proposed Project will help offset that degradation and would be projected to
result in a jobs to housing ratio of 1.06. (/d. ~at pp. 21 to 22) .

4, The project will generate sales and property taxes for the City and
other local governments. S .

Another important objective of the project is to maximize the total potential tax revenue
for the City and the County from the Plan Area by providing highly functional and
environmentally feasible development capacity, maximizing the use of the land, and
providing opportunities for high quality economic development. ADE prepared the
Public Services Plan & Fiscal Impact Analysis for the Salinas Ag-Industrial Center
project. (Appendix J to the DEIR). ADE concluded that the project would create a
demand for public services at a cost of about $793,000 per year, and would generate
about $2,100,000 million annually in tax and fee revenues. (ADE, Public Services Plan
& Impact Analysis for the Salinas Ag-Industrial Center, dated July 8, 2009, Appendix J
to the DEIR, pp. 2, 11). During the life of Measure V, the project would generate an
additional $106,000 in revenues, although that measure will sunset in 2016 unless
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. renewed by the voters. (/bid) In total, the project is expected to generate a net beneflt
- of $1,300,000 per year forthe Clty (Id. at p. 15)

-C. Conclusuon

As explained above, the City Council and Local Agency Formation CoOmmissidn have

‘balanced these benefits and considerations against the significant unavoidable

environmental effects of the Project and has concluded that the impacts are outweighed’
by these benefits,- among others. After balancing environmental costs against Project. ..
benefits, the City Council and Local Agency Formation Commission have concluded
that the benefits the Salinas community and Monterey County economy will derive from -
the Project outweigh the risks. The City Council believes the Project benefits outlined
above override the significant and unavondable enVIronmental costs associated with the

PrOJect
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